Planning Staff Report to
Board of Zoning Appeals
March 4, 2022
for the March 10, 2022 Public Hearing

Docket Number: S 22-132

Applicant: Homes of Hope, Inc and The Randolph Group (Jeffrey B. Randolph)
Property Owner: Homes of Hope, Inc

Property Location: 610 Pendleton Street

Tax Map Number: 008000-01-01100

Acreage: 0.404

Zoning: RDV, Redevelopment District

Proposal: Special Exception Permit to expand a ‘Group living, other’ use

Applicable Sections of the City of Greenville Code of Ordinances:

Sec.19-2.1.3 (A) (1), Board of Zoning Appeals/Powers and Duties/Special Exceptions
Sec.19-2.3.5, Special Exception Permit

Sec.19-4.1, Table of Uses

Sec.19-4.3.1, Use Specific Standards, Residential Uses

Staff Recommendation: Approve with conditions

Staff concludes that the application complies with the standards for granting a Special Exception Permit
for an ‘Group living, other’ use. If the Board decides to grant the permit, staff recommends the following
conditions:

1. The use of the property shall substantially conform to the testimony of the applicant and the
content of the application.

2. The Special Exception Permit shall be limited to the applicant, Homes of Hope, Inc, and is not
transferrable.

Staff Analysis:

The Applicant, Homes of Hope, Inc, and The Randolph Group, propose to expand an existing ‘Group
living, other’ use in an RDV, Redevelopment district. The subject site is located at 610 Pendleton Street,
east of N. Memminger Street and 500ft west of the termination of S. Main Street.

Per Sections 19-4.1 (Table of Uses), a Special Exception Permit is required for a ‘Group living, other’ use
in an RDV, Redevelopment district. The Applicant indicates the intent to expand the use by constructing
a new carriage house at the rear of the property. The carriage house would be two stories in height and
consistent in architecture to the principal building on the property. The new construction would be placed
within an existing parking area, with sufficient parking left on site to meet minimum parking standards.

A Special Exception Permit for a group home was originally granted by the Board of Zoning Appeals in
August 2011 via case S 11-220. The new carriage house would be part and accessory to the established
principal use of the existing home on site.
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610 Pendleton St.

A Special Exception Permit shall be approved only upon finding that the applicant demonstrates all the
following are met:

1.

Consistent with the comprehensive plan

The Future Land Use Map of the City’s GVL 2040 Comprehensive Plan designates this property
as “Neighborhood Mixed-Use” and “Corridor Mixed-Use”, which is intended to accommodate a
blend of vertical and horizontal mix of land-uses, which include retail and commercial uses along
with a variety of residential types. The group living use contributes to provision of a variety of
residential types.

Staff finds that the proposed use is consistent with Comprehensive Plan.

Complies with use specific standards
Section 19-4.2.2(B) of the ordinance describes the category as:

Residential Use - Group living.

(1) Characteristics. Group living is characterized by the residential occupancy of a structure by a group of
people who do not meet the definition of "household." The size of the group may be larger than the
average size of a household. Tenancy is arranged on a monthly or longer basis. Generally, group living
structures have a common eating area for residents. The residents may receive care, training, or
treatment, as long as the caregivers also reside at the site. Common accessory uses include garages,
storage buildings, etc.

(2) Examples. Examples include dormitories, fraternities and sororities, monasteries and convents, and

boardinghouses.

Staff concludes that there are no applicable Use Specific Standards for ‘group living.’

Compatibility with the surrounding lands
Adjacent property is used (and zoned) as follows:
East: Office (RDV)
North: Vacant (RM-2)
West: Group living (RDV)
South: Communication tower and parking lot (RDV)

Surrounding properties are generally composed of similar use types (to the west) or uses that are
considered comparable in intensity to the requested ‘group living’ use type. The expansion of the
established use at the subject property would maintain this compatibility.

Staff finds that the proposed use is compatible with surrounding lands.

Design does not have substantial adverse impact

The proposed use is consistent with those uses immediately adjacent to the subject property.
Any visual, noise, parking, or other impacts are not anticipated to be more substantial than is
present with the existing use on site. Any further site improvement will be subject to general
development and design standards contained within the Land Management Ordinance, which
should further ensure adverse effects are minimal on adjacent lands.

Staff finds that the proposed use will not have substantial adverse impacts.















Applicant Response To Section 19-2.3.5(D)(1), Standards-Special Exception
610 Pendleton Street, Greenville, S.C.

1. DESCRIBE THE WAYS IN WHICH THE PROPOSED SPECIAL EXCEPTION IS CONSISTENT WITH THE
COMPREHENSIVE PLAN.

The Future Land Use Map of the City’s GVL2040 Comprehensive Plan designates this property
as Neighborhood Mixed Use. The West End Small Area Plan further defines acceptable uses of
the property as Residential, Commercial, Office, Lodging, Recreational, Civic, and Restaurant.

The proposed use is an expansion of a group living, which is a permitted use.

2. DESCRIBE THE WAYS IN WHICH THE REQUEST WILL COMPLY WITH THE STANDARDS IN
SECTION 19-4-3, USE SPECIFIC STANDARDS.

Group Living/Boardinghouse.

The existing structure and the proposed carriage house have a representative (employee) of the
owner residing on the property. The existing structure has been operated as a group living
dwelling unit for 12 years. The proposed carriage house would be an expansion of the existing
use which is an allowed special exception in the RDV District.

The property is owned by Homes of Hope, a Greenville based non-profit. The existing structure
provides housing for Homes of Hope’s Men’s Workforce Development program, which is a
voluntary, one-year residential program in which interns live and learn together through
mentorship, education, and training. The program has existed at the property for xx years. The
proposed carriage house would offer a next level housing option for graduates of the program.

3. DESCRIBE THE WAYS IN WHICH THE REQUEST IS APPROPRIATE FOR ITS LOCATION AND IS
COMPATIBLE WITH THE CHARACTER OF EXISTING AND PERMITTED USES OF SURROUNDING
LANDS AND WILL NOT REDUCE THE PROPERTY VALUES THEROF.

Adjacent Properties are zoned and used as follows:
e North: R-M2 multi-family residential; Vacant owned by compatible non-profit
offering group living housing options for clients of the non-profit.
e FEast: RDV, redevelopment district; office use and client services of a compatible
non-profit.
e South: RDV, redevelopment district, vacant property, and a cell phone tower



e West: RDV, redevelopment district, group living provided by a compatible non-
profit.

The use is an expansion of the group living provided in the existing structure which is
compatible with the surrounding properties owned by non-profit offering client services. The
expansion of this use includes minimal footprint expansion and no change in the use and hours
of operation.

DESCRIBE THE WAYS IN WHICH THE REQUEST WILL MINIMIZE ADVERSE EFFECTS ON
ADJACENT LANDS INCLUDING: VISUAL IMPACTS; SERVICE DELIVERY; PARKING AND LOADING;
ODORS; NOISE; GLARE; AND VIBRATION. DESCRIBE THE WAYS IN WHICH THE REQUEST WILL
NOT CREATE A NUISANCE.

The property is surrounded on three sides by non-profits provided services to clients including
group housing. The proposed carriage house, to be constructed within parking spaces of the
existing structure, would provide interior garage parking and additional group living space for
the Men’s Development program. The location of the carriage house would provide a defined
developed buffer for adjacent properties. The view from the entry from Pendleton Street would
be enhanced by the placement of the carriage house anchoring the rear of the property. Across
Pendleton Street from the property is a cell phone tower parcel and a vacant parcel. The
construction of the carriage house will not create a nuisance related to noise, additional traffic,
parking, or other adverse impacts. The residents in the existing structure do not have their own
transportation, therefore relying on public transportation, walking, bicycle, or ministry
provided vans and vehicles. The property is located on the Greenlink 903 line and in close
proximity to the 504 and 550 lines.













































